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Unicorp Financial Corporation 


Highlights 


1977 1976 
For the year ended December 31 ik 
Totalpoperatingerevenuess IN) eres aa oll eee ee $ 2,311,451  ¢ 983,901 
Earnings (loss), beforegextraordinary aiems <.Siee ite ne ee > lt OOGRL 2 wer hee (3092501) 
Earnings (loss) per share before extraordinary items ......... $ MEE SS (.05) 
Net earnings > fe voter Orin sey 0) 8a ot cree ec ces ee SPS SO ee Se 1246982 44 
Netcarmingspen share. eis). ao Caltne Be ee ee ae, ae ee $ 100% ap: AS fs: 
Dividends persharcee.” }.'. 2 6g0e) sl to... nmittte eee $ (OD mane .025 
Average numberof shares outstanding (i. - 0a -aeate re  eee 6,498,873 7,032,206 
As at December 31 
Totalcassets tae 8 cc, RA ee es A Ce Se $ 28,690,662 $ 26,013,258 
Shareholdérs. equityie #2 7 Sie hee ce en ee $12,606,507 $ 13,968,005 
Number. ofisharest: Bt. od DE yl Ae Ae ee ce 5,432,206 7,032,206 
Bookvalue per: sttare Wee ia j5 sw np eee ee ale Rate eninge ee $ 2.32 $ 1.99 


Number’ of@shareholders” 4:54.) eee, ee ee 527 542 


To Our Shareholders 


I am pleased to present our 
1977 annual report. Gross revenue 
fOruthem year wasieo > Lie45 leas 
compared with $983,901 in 1976 
and after tax income before extra- 


ordinary items increased to 
$666,112 from a loss of $327,501. 
Earnings per common share after 
extraordinary items were $0.21 
compared with $0.35 in 1976. 


In August 1977, your Company 
Macewan Oller sto Tall iiseshiare= 
holders to acquire 1,600,000 of 
its outstanding common shares at 
$1.50 per share on a pro rata basis. 
This offer was fully subscribed 
and weasmaTesult. the enumber Ol; 
outstanding common shares has 
decreased from 7,032,206 to 
56432200; 8 hem purchase. price 
was lower than the book value per 
share and therefore, the book 
value of the remaining shares has 
increased. Subsequently, the Anti- 
Inflation Board advised us of their 
opinion that part of the price paid 
by the Company to acquire its 
own shares was a dividend for the 
purpose of the Anti-Inflation Act 


December 1978 dividend above 
2.5¢ per share. = 


~The Royal Trust Company, of 
which we now own 798,434 
shares, experienced a downturn in 
earnings during the first half of 
1977, but returned to its more 
traditional level of earnings in the 
last half of the year. We anticipate 
growth in assets and earnings of 
Royal Trust to continue in 1978. 
The dividend income we received 
in 1977 on our Royal Trust shares 
was $769,000.— 


Ing luncm oT? sUnitvebanksof 
Canada was amalgamated into the 
Provincial Bank of Canada with 
the result that our 10% holding in 
Unity Bank (337,000 shares) was 
exchanged for 84,250 shares of 
the Provincial Bank. At the same 
time, I became a Vice-President 
and Director of the Provincial 
Bank. This holding-now—provides 
the Company—withdividend in- 
come as well as_an-excellent. pros- 
pect.of capital appreciation. _ 

Great Northern Financial Cor- 
poration, in-which we havea36% 
interest, has completed its reorgan- 


ization process and its subsidiary;— 


Financial Trust Company, has~ 
commenced operations. We are 
looking forward to substantial 
growth in Great Northern Financi- 
al Corporation. 


Another of our major holdings 


is our 27% interest in MDS Health_ 


Group Limited. Their year ended 
October 3 O77 proved tos be 
the most profitable year in their 
history, with earnings per share in- 
creasing to 65¢ as compared with 
60¢ during 1976. 


In..the area of commercial_real 


and that, consequently; the Comp-——estate “development, our partner- 


—any—had-paid—more—dividends—in 


1977—than—permitted—under—_the _ 


~ship interest in Primesite Develop- 
ments should provide us with a 


Aet- The complhiance-plan-that-the— good level of earnings in 1978 as a 


Company has agreed to is not to — 
deelare—the semi-annual dividend — 


normally due and payable in June 
=f 7 omandme Nols 10 


increase the 


17 jeerrimesite 
_=completed projects. During 1978, 
Primesite plans to expand its ac- 
tivities into the development of 
“community--shopping—centres_in 
smaller-urban—areas throughout 
Ontario: 


We intend to continue to.exam- 
ine investment opportunities in 
Canada and the United States and 
look forward to healthy growth in 
ESV}. 


On Behalf of the Board, 
Be 


George S. Mann 
President 


March 31, 1978 / 


VU | 


AW 


result of the planned sale of some 


twenty commercial strip shopping 


plazas which Primesite has devel- ~ 
Os over r the TE es SAE Noe 


SOLGpesIxX ) O1 aits 


UNICORP FINANCIAL CORPORATION 


Consolidated Statement Of Earnings 


Income 


Rentals). ss 05 ectee Se 


Consulting and other fe6s> 1a) ane eee 
Gain of sale Of securitiess 2.5. se eee 
Gain on. salecof realestatessss ae ee 


Expenses 
Property Operating CXPENnSeSes.- ace ein atleast ener eee 
Jnterest-On MOLlLaees ss wee eee een hee eee ae 
Other interéstsay eg AG ce eee 
Generaliand administrative: cee ene ere 


Depreciation eae heat eae ee 


Earnings (loss) before income taxes, minority interest and items 

Shown .. DELO W veers ithe ie ae cee ee 
Income taxes=dererred 2a, age eee ee 
Earnings (loss) before minority interest and items shown below... 
Minority interest: (OL 47) geece te ee nee ree 
Earningss(loss ).beforeatems snow Delo Wee sen eee eee 
Equity in net earnings (loss) of subsidiary and associated compan- 

1eS (MOE Oa le see eee a ee a ee 
Earnings (loss ibetorerex tra Ordinary atc S enemas nee 
Extraordinary items (note |.0)) tems iene enema aoa 


Net earnings xc: Rpg aioe a sn ea ee 


Earnings per share (note 11) 
Earnings (loss \ebeéfore. extra0rdifarys(tcis arenes ene een 
Extraordinary (te iisae. ate ae tee eee eee 


Ne earrings is Aas Secs he ae ee ee a a ee 


See accompanying notes to consolidated financial statements. 


Year ended December 31 


Load, 


$ 788,888 
1,095,841 
247,125 
107,885 


lel 
2,311,451 


317,428 
324,410 
475,723 
502,217 

70,610 


1,690,388 


621,063 


621,063 


187,397 


433,666 


232,446 


666,112 
684,000 


Sl 3505112 


11 


$ Al 


1976 
(Restated) 


SUesOSS 31 
290,136 
47,302 

P35 162 
983,901 


247,527 
28/723 
394,343 
131,841 
50,830 
1,112,064 


(128,163) 
(116,500) 
(11,663) 


(11,663) 


(315,838) 


(327,501) 


2,814,745 


$ 2,487,244 


$ COs) 


UNICORP FINANCIAL CORPORATION 


Consolidated Balance Sheet 


ASSETS 
Marketable 


Securities = at cost (market value 1977 - 


De ley LOS] Oh 5 DOO) at Oo eben wo aids Ge enc 


iPOatissanc@zaccOunts TeCcivableme ences eek ci te ba ee ek 


Mon camer ecelvablen| NOten,) sien soul hs ecu s tye oa see Se 


POR lON@mliVveslinciilse( NOles>) ponies ew Me niet). oe ieree 


Ioalmesiarceiivesiments (Ote-4)) mile. ea: eh) se eee 


Investment ii Olnerecompanics (NOLES). 5) 2.0. eee 


Other assets 


LIABILITIES 


BAD Keine DICUiCSSi SeCULCC )em ara we ere es acm a wet, aauene a ae 


ACCOUNESEDay ablorand accrucd Charees aang alee.es oe rane 


INGLE SS DA Vic DiC mee wena Wer mee we og ee Uo Reet a eo 


Income debenture . 


Moivre smodayicd Dien MOlLenG)) partes suar.6 eerin eaten, Seer unt an cjenanat 


PYete Creda COIMCEtANCSH te) ete rar) ee Une ee ite, Be ee 


SHAREHOLDERS’ EQUITY 
Capital stock (note 8) 
Authorized - 13,395,400 common shares without par value 


(1976 - 14,995,400) 


[ssviede-eoet a) 2 UOssiiates (1 9 .Or-0, 0320 06) een ee 


| SUSLIO WHOLE KOPN ATUNEAS, nak oh CMRI ER GES nod he, cals) Sun eee er ae 


See accompanying notes to consolidated financial statements. 


Approved on behalf of the Board: 
GEORGE S. MANN, Director 
LORIE WAISBERG, Director 


December 31 


1977 


$ 1,738,630 $ 


1,726,730 
575,000 
16,319,858 
5,887,507 
2,284,496 
158,441 


$ 28,690,662 


$ 2,340,395 
709,283 
62,067 


3,972,410 


9,000,000 


16,084,155 


$ 6,983,144 
5,623,363 


12,606,507 
$ 28,690,662 $ 26,013,258 


1976 
(Restated) 


ei ehS OY 
593,520 
16,333,642 
5,048,421 
16392901 


Dosa ll 
26,0135258 


[ol icor0 
455,374 
5,700,000 
3,378,009 
684,000 


12,045,253 


0395055 


4,928,050 


13,968,005 


UNICORP FINANCIAL CORPORATION 


Consolidated Statement Of Retained Earnings 


Year ended December 31 


Balance, begininning of year . 


Net earnings 


Deduct: dividends paid = 2% 25.2. teen ee 


> excess of cost over paid-up capital of common shares 


purchased for cancellation (NOt: S)) toa eee eee 


Balance, end Of year. ci aad. s ielea eee ee 


See accompanying notes to consolidated financial statements. 


1977 


$ 4,928,050 
1,350,112 
6,278,162 

311,610 


343,189 
$ 5,623,363 


1976 


$ 2,616,611 
2,487,244 
92103-3995 

175,805 


$ 4,928,050 


UNICORP FINANCIAL CORPORATION 


Consolidated Statement Of Changes In Financial Position 


SOURCE OF FUNDS 
Earnings before equity in net earnings of associated companies 
INGE LU TORCINATVSILEIIS 00 hatin, Sa we  e hk soe pe ae Sea ne 


Add items not affecting funds 
Depreciation . 


PrmicamorOvic cdr OMmnOpelatiONS. ca... 1. 62.4. .c wee weal 
SHlesOmeprereremce sales (MO. 7,) & aos. ek coca bees 2 oe 


Mogi eaAceele IMAC Otte wire eke | ee 2 ek ee hee : 
Real estate sold 


SoLCeOmMDORLLOMOLUNVESEIMEN [Swim oo06 oe os ke aon eee ae 


SalepOlmiimestinent 1acOlletmCcompainics s15... 2)... a. sano aoe 


Proceeds tromencomesde Denture se. 6s aes ee ho ee 


USE OF FUNDS 
Loss before share of net loss in associated companies and 
rer O RCIA Ry ak UCI WS tee bith ave cate cy cthds) oe eure Ben ch meats 
Add (deduct) items not affecting funds 
Dene BecimincOtMicnlAXCs seats Feast 1 ic ict Ate ene ee , 
epee atlOl meme rs Re as fae nena tod ao doe ee wd SE reas 
PUM sei ZeCelnuOPCrallONnSee. = galseshee « oo «eee ele aes a onens 
Repavaic mimo ilecin ere lel LTC ise semen) mencrels ur seen: fet ewe 
Purchase of common shares for cancellation (note 8)........ 
Naoilonsecorealpestate In VeStmMentS aur. wt scar tice vee a 
Inetedseminal OdiseancdraccOUnts TecciVaDl6@ ees fae a a eee eee 
Monieagemakcinouack OnesalerolmealiestatCc es. a. ns a5 eo 
MOLizates piincipal TepayIMenlSmrs arias. as oe eects ue oc te s c 
AOCUIONst OMMVestmenL in OtnercompanicS=..e). 0.6 eee: 
| DY RIO Vas GORING) oc pod tyes ake, Cie Rar nt en a ere 
NACH OUSALOADONLLOMOMNVestinen tS eran ae) aS Sakae ae ee 
Reoay en toimbDanknindeDicdness ena ra rvecweien: Bie le gsttel's oa 
INGOT MOlselCsiarke taDIGsSeCUll IiCS cman. mt two) se anata ee 


repay (i ciiec mlOatisepa ya DlGrwwNnrun Sette. © ctr ake meters. te Rech 


See accompanying notes to consolidated financial statements. 
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Gels [3S 782m bees ces ID 


Oa 


433,666 $ 


70,610 


504,276 


9,000,000 


1,139,000 
1,118,436 
601,022 
See) 
126,564 


136,959 


5,700,000 
2,400,000 
1,940,227 
1,133,405 
575,000 
544,599 
412,149 
311,610 
1215792 


Year ended December 31 


1976 
(Restated) 


150,000 
109,296 


1/503 9.393 
5,700,000 
SuiS;020 


11eG63 


116,500 
(50,830) 


seks 


5,654 
OS Oou, 
380,471 


— 


147,730 
768122 
Ps, 505 
as tenekee 
22233950 
2,148,316 

882,473 


— 
Nn 


DELO Ox, O22 25500 deol) 


UNICORP FINANCIAL CORPORATION 


Notes To Consolidated Financial Statements 


1. Summary of significant accounting policies 
(a) Consolidation 

(i) The consolidated financial statements include the accounts of the Company and all sub- 
sidiaries. 

(ii) In accordance with recognized real estate industry practice, the consolidated financial state- 
ments include the Company’s proportionate share of the assets, liabilities and results of the 
operations of an unincorporated co-tenancy (49.5%) and a partnership (50%) in which the 
Company participates; 


(iii) The Company accounts for its investments in Great Northern Financial Corporation (36%) 
and MDS Health Group Limited (26.1%) by the equity method. Under this method, the 
investment is carried on the balance sheet at cost plus the related share of undistributed 
earnings since acquisition. 

(b) Depreciation 
The Company records depreciation on its real estate investments as follows: 
Office complex — 2% straight-line method 
Buildings -- 5% sinking fund method to fully 
depreciate buildings over a 25 
year period 


Furniture and fixtures — 20% declining balance 
Automobiles - 30% declining balance 
Leasehold improvements — straight-line over a 15 year period 


(c) Deferred income taxes 
The Company follows the tax allocation method of recording taxes on income. Accord- 
ingly, recognition is given in the accounts to the income tax effect of annual differences 


between reported earnings and taxable income. 


(d) Property held for future development 
Real estate investments include several properties which are held for future development. 
These properties are valued at cost plus certain maintenance, carrying and development 
costs. 


(e) Restatement 


The Company’s holding in MDS Health Group Limited was increased from 19.7% to 26.1%. 
This enabled the Company to account for its investment in MDS Health Group Limited by 
the equity method and the investment was therefore reclassified from a ‘‘Portfolio invest- 
ment” to the category of “Investment in other companies’’. In addition, certain of the 1976 
accounts have been reclassified to conform with 1977 presentation. 
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UNICORP FINANCIAL CORPORATION 


Notes To Consolidated Financial Statements (cont’d) 


2. Mortgage receivable 


The mortgage receivable is repayable in semi-annual instalments of $37,500 plus interest at 
11% per annum and matures in 1982. 


3. Portfolio investments - at cost 


Number of 
shares Oe 1976 
The Royal Trust Company (note 7)..... 800,434 Seloel02-816 1b) 19,236,392 
The Provincial Bank of Canada 
NOS IS ee ~ ates Ae 94,195 1,217,042 1509522500 
“ee $ 16,319,858 $ 16,333,642 
Market values . . . io (Shy aes i ” $ 14,914,334 $ 15,006,295 


4. Real estate investments 


Real estate investments are stated at cost less accumulated depreciation of $242,297 at December 
31, 1977 and $189,215 at December 31, 1976. 


5. Investment in other companies 


LOT 7, 1976 
Per cent 
Interest Number 
in Common of Book Book 
Shares Shares Value Value 
Great Northern Financial 
COnmeere alah, padi. 2 eee 36.0% 385,683 $ 1,036,424 $ 894,897 
MDS Health Group Limited...... 26.1% 447.874 1,248,072 745,004 
$ 2,284,496 $ 1,639,901 
IER RV ALUICS ae ate ft cs os Go the. 2 Dele OOM S3m onl lo 1358 


6. Mortgages payable 
Mortgages on real estate investments bear interest at rates varying from 8.875% to 12.5% and 


mature in various years from 1978 to 1993. 


UNICORP FINANCIAL CORPORATION 


Notes To Consolidated Financial Statements (cont’d) 


pt ji 
- ee Z a } 
7. Minority interest ‘ | ) i ee 


In October 1977, the Company’s wholly-owned subsidiary Canadian Jamieson Developments 
Limited sold $9,000,000 of its Preference Shares to a Canadian*chartered bank. These Prefer- 
ence Shares are redeemable no later than May 15, 1982 and pay a cumulative dividend at a rate 
of 1.125% plus one-half the prime rate of the bank up to February 15, 1979, then increases to 
1.375% plus one-half the prime rate of the bank up to February 15, 1980 and then increases to 
1.5% plus one-half the prime rate of the bank until May 15, 1982. In certain circumstances, the 
bank can require the Company to purchase the Preference Shares. To secure its obligations to 
the bank, the Company pledged its 800,434 shares of The Royal Trust Company. 


. Capital stock 


In August 1977, the Company made an offer to purchase up to 1,600,000 of its outstanding 
common shares at a price of $1.50 per share, on a pro rata basis. The transaction was completed 
on August 30, 1977, and the number of outstanding common shares decreased from 7,032,206 
to 5,432,206. The total cost of the shares was $2,400,000, which reduced the paid-up common 
share capital by $2,056,811 and the retained earnings by $343,189. 


. Equity in net earnings (loss) of subsidiary and associated companies 


1977 1976 
Great-NorthermmBinancial Corporatione. mene $ (1,454) Sa (335150) 
MDS Health:Group limited iret eee ee 233,900 — 
United: Trust Com pany eae tence eee ee (282,688) 


. Extraordinary items 


1977 1976 
Reduction of deferred income taxes arising from a deem- 
ed capital loss for income tax purposes as a result of 
Cerlain SCCUTILY sLLANSACtlONS eaeer se nen ee eee ee $ 684,000 $ — 


Gain on sale of shares of United Trust Company - net of 
deferred Income:taxes of. 9 19 15.6.000 eae eee _ 3.939,819 
Portfolio investment written-down - net of deferred 
Income: taxes Olas 35.5. 00M a tec eee ete eee ee re ~ 
$ 684,000 $ 2,814,745 


$ 232,446 D(S 151638) 


(1,125,074) 


Le 


WA 


| 
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UNICORP FINANCIAL CORPORATION 


Notes To Consolidated Financial Statements (cont’d) 


11. 


12) 


13. 


14. 


— 


(a 


(b) 


iNsy 


Earnings per share 


Earnings per share have been calculated based upon the weighted average of the number of 
shares outstanding during the period (1977 - 6,498,873, 1976 - 7032-206). 


Remuneration of directors and senior officers 


The aggregate direct remuneration paid to directors and senior officers of the Company 
amounted to $175,510 in 1977 and $38,847 in 1976. 


Anti-Inflation Act 


Effective October 14, 1975 the Federal Government passed the Anti-Inflation Act and sub- 
sequently issued regulations which are currently scheduled to be phased out beginning in April 
1978. Under this legislation, the Company and its subsidiaries are subject to those provisions 
of the Anti-Inflation Act which provide for restraint on the payment of dividends. The Comp- 
any may also be subject to restraint on increases in profit margins and employee compensation. 
The Company is of the opinion that, even if it is subject to the provisions of the Anti-Inflation 
Act on profit margins and employee compensation, it has complied with the appropriate guide- 
lines. The Anti-Inflation Board was of the opinion that part of the purchase by the Company 
of its own shares completed in August 1977 (note 8), was a dividend for the purpose of the 
Anti-Inflation Act. As a result, the Anti-Inflation Board took the position that the Company 
had paid more dividends in 1977 than permitted under the Anti-Inflation Act. The Company 
agreed to forego paying the semi-annual dividend normally due and payable in June 1978 
thereby limiting total dividend distributions in the year October 13, 1978 to 2.5¢ per share 
and not to increase the semi-annual dividend normally due and payable in December 1978 
above 2.5¢ per share. 


Contingent liabilities 

The Company is contingently liable for all the obligations of a co-tenancy (21 St. Clair Avenue 
East, Toronto), in which it has a 49.5% interest and Primesite Developments, a partnership in 
which it has a 50% interest. However, against these contingent liabilities, the Company would 
have a claim upon the assets of the other co-tenants and partners. 


The Company is obliged in certain circumstances to purchase an income debenture of an assoc- 
iated company, Great Northern Financial Corporation, in the amount of $1,500,000. 


Subsequent event 

In March 1978, the Company’s wholly-owned subsidiary Canadian Jamieson Developments 
Limited entered into an agreement with a Canadian trust company to sell $918,000 of its Pre- 
ference Shares to the trust company. These Preference Shares will be redeemable no later than 
May 15, 1983 and will pay a cumulative dividend at a rate of 1.5% plus one half the prime bank 
lending rate. In certain circumstances, the trust company can require the Company to purchase 
the Preference Shares. To secure its possible obligations to the trust company, the Company 
will be required to pledge to the trust company its 94,195 shares of The Provincial Bank 


of Canada. 


UNICORP FINANCIAL CORPORATION 


Auditors’ Report 


Soberman 
lsenbaum 
& Colomby 


CHARTERED ACCOUNTANTS 45 ST. CLAIR AVENUE WEST, TORONTO, CANADA M4V1kK9_ (416) 964-7633 


TO THE SHAREHOLDERS OF UNICORP FINANCIAL CORPORATION 


We have examined the consolidated balance sheet of Unicorp Financial Corporation as at 
December 31, 1977 and the consolidated statements of earnings, retained earnings and changes in financial 
position for the year then ended. For Unicorp Financial Corporation and for those other companies of 
which we are the auditors and which are consolidated or are accounted for by the equity method in these 
financial statements, our examination was made in accordance with generally accepted auditing standards, 
and accordingly included such tests and other procedures as we considered necessary in the circumstances. 
For MDS Health Group Limited, accounted for by the equity method, we have relied on the report of the 


auditors who have examined its financial statements. 


In our opinion, these consolidated financial statements present fairly the financial position of the 
company as at December 31, 1977 and the results of its operations and the changes in its financial position 
for the year then ended in accordance with generally accepted accounting principles applied on a basis con- 


sistent with that of the preceding year. 


Toronto, Canada Chartered Accountants 
March 11, 1978 

(Except for note 7 

which is as of 

March 28, 1978). 


Summary Of Major Holdings 


The Royal Trust Company 

The Royal Trust Company is Canada’s largest trust company and has been in business for 78 years. Of 
its 7,799 shareholders, 94% are Canadians. Royal Trust operates throughout Canada, in the State of Florida 
and in Europe, having 247 branch offices with a total staff in excess of 8000. Assets under administration 
by Royal Trust at December 31, 1977 totalled over $19 billion. Its net profit for the year ended 
December 31, 1977 was $17.85 million. At March 31, 1978 Unicorp held 798,434 shares of Royal Trust 


representing 6.7% of the total shares outstanding and having a market value of $ 14,072,000. 


The Provincial Bank of Canada 

The Provincial Bank of Canada is Canada’s seventh largest bank having total assets exceeding $4 billion 
and 323 branches across Canada. Balance of revenue after provision for income taxes for the year ended 
October 31, 1977 was $14.37 million. At March 31, 1978 Unicorp held 94,195 shares or 1.24% of the 


Provincial Bank shares outstanding, having a market value of $1,295,000. 


Great Northern Financial Corporation 

Great Northern Financial Corporation is a mortgage company, with total assets of $7 million at 
December 31, 1977. Its recently incorporated wholly-owned subsidiary, Financial Trust Company, will be 
opening its first branch in April 1978 at 2323 Yonge Street, Toronto. At March 31, 1978 Unicorp held 
385,683 shares or 36% of Great Northern, having a market value of $ 736,000. 


MDS Health Group Limited 

MDS Health Group owns and operates Canada’s largest private laboratory network with over 100 
locations in Ontario and Quebec. In 1977, MDS expanded into the United States by acquiring 50% of 
Biozyme Laboratories of Olean, New York. At October 31, 1977 total assets were $13.63 million with net 
earnings (before extraordinary items) for the year then ended of $1.1 million. At March 31,1978 Unicorp 
owned 456,174 shares or 27% of the outstanding shares of MDS, having a market value of approximately 
$1,938,000. 
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